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ABSTRACT 
The Constitution of South Africa guarantees the right of citizens to access to adequate 
housing and land. The Universal Declaration of Human Rights of 1948 also recognises 
the right to adequate housing as an important component of the right to an adequate 
standard of living. However, vast numbers of citizens have been unable to access 
adequate housing due to regulatory frameworks operating in the cities and towns that 
they live in.  
 
Using the case study research methodology, the study shows how an alternative approach 
to housing delivery can be implemented. The study looks at a community in iCwili 
Location which is in the Great Kei Local municipality which piloted the managed land 
settlement (MLS) approach to housing delivery. MLS seeks to promote an incremental 
approach to site, service and housing delivery. It emphasizes the need for the provision of 
planned, secure land with access to basic services as a first step towards housing delivery 
and settlement upgrading. 
The study documented the process involved in the implementation of the pilot project and 
how the community was involved with project. The findings revealed that the community 
appreciated being involved with each phase of the project and being part of the decision-
making process. The respondents cited the delight they shared with having occupation 
rights to the land and they could finally be in position to be able to build their homes with 
no fear of eviction. 
Keywords: managed land settlement, development planning, incremental settlement 
development, community involvement. 
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Chapter 1: 
INTRODUCTION 
 
1.1 Background to the Research 
 
This research treatise examines the development of sustainable settlements in an 
incremental manner for communities in South Africa. The study attempts to understand 
how provision of land, as a first step to settlement development, can assist in alleviating 
the challenges facing government with regard to the delivery of housing. Furthermore, an 
alternative mechanism for dealing with the housing backlog currently experienced in the 
country will be explored.  
 
Colonisation and apartheid are entrenched in the history of South Africa, and as a result, 
have given rise to marked inequalities such as socioeconomic inequalities and 
inequalities in access to well located land for settlement development within society. Post 
1994, the newly elected democratic government identified the delivery of adequate 
housing for South Africans as a key area of concern. The National Housing Vision (1994) 
subscribes to housing initiatives being sustainable, viable, integrated, equal, holistic and 
governed by transparent processes. Since 1994, government has made significant 
progress in the provision of adequate housing, with wide-ranging policies being 
implemented to support this agenda. 
 
From 2002-2003 the National Department of Housing (DoH) undertook a comprehensive 
review of the housing programme, in which key concepts such as housing as an asset, 
integrated development and sustainable human settlements were identified (Cross, 2010). 
The process of gearing up for the ‗second generation‘ of housing policy, albeit partially 
hamstrung by the forthcoming national election and subsequent political pressure 
(Charlton & Kihato, 2006), culminated in Breaking New Ground: A Comprehensive Plan 
for the Development of Sustainable Human Settlements (DoH, 2004a).  
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In September 2004, the government released a comprehensive housing plan, Breaking 
New Ground: A Comprehensive Plan for the Development of Sustainable Human 
Settlements (DoH 2004a) (hereafter BNG) directed at the urgent removal or improvement 
of all slums in South Africa by no later than 2014, and to speed up housing development 
by removing administrative blockages. During the State of the Nation address in 2010, 
President Jacob Zuma highlighted the government‘s commitment to upgrading well-
located informal settlements and providing proper service and land tenure to at least 500 
000 households by 2014. He further stated that government plans to set aside over 6 000 
hectares of well-located public land for low-income and affordable housing.  
There is, however, a growing recognition within various circles of government, from 
local, through provincial to national, that the Breaking New Ground approach to 
settlement development, which emphasises the immediate provision of house on a 
serviced stand with individual title, is not achieving its goal of housing everyone.  
In South Africa, the 1994 Housing White Paper estimated that the housing backlog would 
be approximately 1.5 million units in 1995. It was also estimated that the urban housing 
backlog would grow at a rate of 178 000 units per year. In addition there were an 
estimated 720 000 serviced sites in urban areas requiring upgrading, and an unknown 
number of rural houses lacking access to basic services.  
 
In September 2005, at a Housing Indaba in Cape Town, government and the private 
sector, including banks and property developers, agreed to accelerate housing delivery in 
order to address the housing backlog. In September 2011, Human Settlements Minister 
Tokyo Sexwale called on all South Africans to assist government in tackling the 
country‘s growing housing backlog. He indicated that although government has built 
three million subsidised houses since the advent of democracy in 1994, South Africa still 
faces a substantial housing backlog of approximately 2.3million houses. In addition, 
government has had to allocate a further R50-billion for the rectification of shoddy 
construction of some of the existing subsidised housing. This means that approximately 
12-million people in the country are currently without decent housing 
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(http://www.polity.org.za/article/sexwale-calls-on-all-south-africans-to-help-with-
housing-backlog-2011-09-29 ).  
An interesting debate over new approaches to housing delivery has emerged within civil 
society circles. Much of this debate seems to revolve around the need for government to 
adopt a ‗landfirst‘ approach, or the provision of tenure security, in order to increase the 
pace of housing delivery across the country. This study suggests that with the 
implementation and development of such innovative strategies, it may be possible to 
exceed the set targets. The concept of incremental settlement plays an important role in 
that the promotion of access to well-located, affordable and secure land for residential 
development is a catalytic-type intervention that can potentially unlock a host of future 
development efforts. Once people have land, they have a place on which to live, work 
and play and from which to access urban opportunities.  
The Constitution of South Africa guarantees the right for all South Africans to access 
housing and land. It requires the government to pass laws and take necessary steps within 
its available resources, to ensure that people have access to land, housing and security of 
tenure. Although it is not practicable to ensure immediate access for all, the government 
is required nevertheless to commit to making this happen over time. Land and housing 
policy, whereby provision is made for financial assistance in the form of housing 
subsidies and grants, is an important step in the process of creating access to housing and 
land for landless and homeless people in the country,. 
Housing instruments in South Africa appear unable to cope with the increasing demand 
for housing, thus pointing to the concern that demands may not be appropriately 
addressed within the next 25 to 50 years. New strategies are required in order to reach 
more people within the constraints of state resources. The failure of housing delivery to 
address the growing demands of the urban poor, in part explains the increase in informal 
settlement across South Africa. This increase can also be attributed to changing 
demographics (high rates of influx and subdivision of existing households), as well as 
macro, meso and micro economic factors (increasing unemployment in the formal 
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sector). The rapid growth of informal settlements in the urban areas of South Africa poses 
significant challenges to both national and local government.  
 
The State‘s response to informal settlements over the last twelve years has been 
characterised by disaster management strategies in the period prior to 2004, and 
thereafter, programmes to eradicate informal settlements through large-scale capital 
intensive structural interventions (often as Greenfield developments). During the former 
period, the response to urban informality was due to policy gaps and the resultant absence 
of flexible funding mechanisms to enable in situ upgrading and incremental housing. Up 
until 2005, there was ‗reluctance to accept incremental housing as a legitimate housing 
process‘ (Bolnick, 2009), especially in the context of limited formal housing delivery, 
elevated costs related to in situ upgrading, high densities of informal settlements and the 
necessary levels of community participation required for such approaches.  
 
1.2 Research Problem  
 
During the past thirteen years the Eastern Cape has had four national housing 
interventions, but has failed to deliver on basic services (MaQhina 2011). In particular 
the delivery of low cost housing for the poor has been identified as a key area of concern. 
In light of the current challenges experienced by government in delivering housing to 
communities, it would be beneficial to evaluate alternative strategies which could 
complement the current efforts that have been undertaken by government to deal with 
issues of housing delivery. This research will focus on a pilot project that is being 
implemented in iCwili Location in Kei Mouth where the community is piloting the 
implementation of a LANDfirst initiative. For the purposes of this research the 
LANDfirst approach will be referred to as Managed Land Settlement (MLS). The study 
aims to demonstrate the implementation of such a concept, and how forward planning by 
communities and government can lead to more efficient housing delivery. Furthermore it 
highlights the manner by which partnerships between communities and government can 
be forged and maintained in order to create settlements which are integrated and 
communities that are actively involved in, and have ownership of, these settlements. 
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1.3 Research Questions: 
 
The research attempts to answer the following questions: 
 
 What were the community‘s experiences with involvement in the Managed Land 
Settlement (MLS) pilot project in their area? 
 What lessons can be learnt by government and communities from the piloting of 
projects that have adopted a Managed Land Settlement (MLS) approach to 
Greenfield development? 
 
1.4 Research Aims and Objectives 
 
The aims of this study are the following: 
 To examine what experience the community had with the involvement and 
piloting of a Managed Land Settlement (MLS) project in their area. 
 To demonstrate to government, communities and other stakeholders, lessons 
learnt from adopting a Managed Land Settlement (MLS) approach to Greenfield 
development. 
 
This research will be useful to members of the Human Settlements Development 
fraternity including: 
 Government departments 
 Government agencies 
 Non-governmental institutions 
 Communities and community organisations 
 Local government and traditional leadership 
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1.5 Scale and Scope of Research  
 
The research will specifically focus on a community in iCwili in the Great Kei Local 
Municipality.  
 
 
Diagram 1: Map showing Kei Mouth (right) and ICwili Township (left). 
(www.google.co.za)  
This project was initiated by Afesis-corplan, an NGO based in East London where the 
researcher both works and has been involved with the project. In 2009, Afesis-corplan 
presented the LANDfirst concept to the municipality and requested that the municipality 
identify land that could be used for the piloting of a proposed managed settlement 
initiative. Two pieces of land were identified, one in Komga and the other in Kei Mouth 
(iCwili). Following assessment of the two options and engagement with the communities 
concerned, Afesis-corplan found that the land in iCwili would be better suited to the 
piloting of the MLS initiative. The decision was based on that the land in iCwili Phase 2 
was initially planned for Phase 2 of a Reconstruction and Development Programme 
(RDP) housing project  that could not, however, be implemented due to challenges that 
were experienced with Phase 1 of the project. Secondly the community was well 
ICwili phase 2 
Kei Mouth 
ICwili 
phase 1 
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organised and were in the process of engagement with their local municipality on housing 
issues through the local South African National Civic Organisation (SANCO). 
 
This study involves participatory action research where a community has participated in 
the piloting of a MLS approach to housing development. The case study area is iCwili 
Phase 2 which is indicated in diagram 1 above. ICwili is an area situated near Kei Mouth, 
94km from East London. The case study involves a community that decided to engage 
with a MLS approach due to the significant delays experienced regarding the delivery of 
their houses and the completion of Phase 1 of a RDP housing project, only after which 
they would be allowed to apply for houses and become beneficiaries of the RDP housing 
scheme. Consequently, the community entered into a partnership with Afesis-corplan and 
the local municipality to pilot the MLS project whereby they would incrementally 
develop their settlements in the area.  
 
The project is made up of 110 beneficiaries who are now at the stage of moving onto the 
land. The Phase 2 land is made up of 117 sites as shown by the locality map in the 
appendices. In 2010 the municipality and the community gave their support to the 
piloting of the project on the Phase 2 land and entered into an agreement. An 
environmental assessment was conducted in late 2010 and approved in 2011. During that 
time the community undertook the processes of compiling the beneficiary list, engaging 
with Amathole District Municipality (ADM) to put in interim bulk services and 
negotiating with the local municipality on the various forms of basic tenure. The process 
is currently at a stage where the community has completed the allocation of beneficiaries 
to plots and has signed occupation certificates with the municipality. Furthermore ADM 
has approved the installation of basic services. The pegs on site have been relocated and 
the community have been shown their plots and are ready to move onto the land. 
 
The following limitations exist: 
 Due to the limited number of MLS initiatives that have been undertaken in the 
municipality, the research was conducted in the iCwili community only.  
 Budget implications had a limiting effect on the extent of the research project. 
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The following assumptions were made: 
 It was assumed that all communities already had leadership structures in place.  
 It was assumed that the community was already involved in sustainable human 
settlement development programmes. 
 It was assumed that the study would build on existing developments that were 
being conducted in selected areas within the province. 
 
 
1.6 Structure of the Report 
 
Chapter 2 of the report (Literature Review) introduces the concept of Managed Land 
Settlement (MLS), and the difference between this and the RDP approach to housing 
delivery. Furthermore it highlights the significance of a MLS approach with regard to 
development. Chapter 3 of the report (Methodology) outlines the project design, the 
research process followed, and the methods of data analysis utilised. It further highlights 
the manner by which findings were verified to determine validity and communicated. 
Chapter 4 of the report (Findings) is an analysis of the findings of the study, highlighting 
the demographics and responses obtained from the sample group. Chapter 5 of the report 
(Conclusion) addresses the research outcomes, how the objectives of the study have been 
met, and make recommendations going forward. 
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Chapter 2: 
LITERATURE REVIEW 
 
2.1 Historical Overview of Housing Delivery in South Africa 
 
The critical importance of housing originates not only from the fact that shelter is a basic 
human need, but also from the recognition that housing is linked with access to other key 
social services. The concept of affordable housing is much more than the provision of 
shelter and the top structure; it is also a crucial aspect in community building processes. 
In order to bring about integrated sustainable communities, it is important to provide 
affordable housing solutions that in turn, contribute to the creation of stable, self-
sufficient and vibrant communities. According to Gilbert (2008) it is important to 
recognise that there is no simple way of defining precisely what the housing problem is. 
He argues that in any society, the housing problem is defined both socially and culturally. 
According to the Government‘s National Census 1996, the post-apartheid state inherited 
a housing backlog of close to 3 million units. In order to respond to this challenge the 
government implemented a public housing programme whereby poor people who can 
demonstrate that their household income falls below a certain amount (R3 500) are 
entitled to a housing subsidy. This grant comes in the form of a capital subsidy for 
housing (Bolnick, 2009).  
According to Jenkins et al (2007), the apartheid legacy of spatial and economic 
marginalization of the poor has meant that vulnerable communities often live far from job 
opportunities and major services. Many people continue to survive without basic services 
in the numerous informal settlements throughout the country. Even those who have jobs 
and a consistent salary find it difficult to sustain a quality of life, as they fall outside of 
the subsidy bracket but at the same time are unable to afford and access the mortgage 
products available from financial institutions. The current housing development 
approach, with its focus on the provision of a top structure, appears unable to meet the 
current and future backlog experienced in housing delivery. Consequently, questions 
have arisen concerning its financial sustainability moving into the future. Government 
together with civil society organisations needs to expand its approach to the delivery of 
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housing by exploring alternative development strategies and methodologies. The core 
subsidised housing product must be but one of many approaches to settlement 
development (Ebsen&Rambøll, 2000). 
The human settlements backlog, coupled with a shortage of housing subsidies, means that 
for many South Africans the hope of owning a house is limited, with little alternative but 
to live in informal, backyard and shack settlements. The conditions under which people 
are forced to live in these settlements also have an influence on the daily life experiences 
of community members. Access to potable water, sanitation, roads, refuse removal, 
electricity and housing all constitute the basic requirements of any household (Bolnick, 
2009). According to UN Habitat (2009) the estimated world population stands at 6.6 
billion. More than 50% of the global population lives in cities and an astounding 1.06 
billion (32%) of urban dwellers live in informal settlements, or what is known in other 
parts of the world as slums. This number is set to double in the next 30 years (UN Global 
Report 2009). 
 
Between 1985 and 2003, the urban population in developing countries increased from 1.2 
billion to 2.1 billion (Tannerfeldt & Ljung, 2007). In Africa the UN predicts that the 
current 400 million urban citizens will exceed 750 million by 2030 and will reach 1.2 
billion by 2050 (Pieterse, 2009). Challenges facing communities, including poverty, 
unemployment and homelessness, cannot be dealt with effectively for as long as these 
communities are dependent on, and are waiting for, effective delivery solutions. There is 
a need to unite and determine their own solutions if they are to break this cycle and make 
a change in their lives. Bolnick (2009) states that as architects, development practitioners, 
government officials and academics - quoting Emeritus Desmond Tutu - ‗we can and 
must help the urban poor in this huge task but they must be the driving force because this 
is not about housing alone, it is also about dignity and a quest for true humanity.‘ This 
quote illustrates the importance of people-centered development, and how the cycle of 
poverty can be broken within communities. 
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2.2 National Housing Policy and Legislative Framework. 
 
Schedule 4 of the Constitution of the Republic of South Africa (Act No. 108 of 1996), 
states that housing delivery falls within the scope of national and provincial government. 
The primary function of provinces with regards to housing is annotated in Part 3 (7) of 
the National Housing Act (No. 107), of 1997: ‗Every provincial government must, after 
consultation with the provincial organisations representing the municipalities as 
contemplated in section 163 (a) of the Constitution, do everything in its power to promote 
and facilitate the provision of adequate housing in its province within the framework of 
national housing policy.‘ To expand on this objective, provincial governments are 
encouraged to formulate their own legislation and policies in respect to housing, provided 
that such regulations do not undermine national legislation. The intended outcome behind 
this move is to support and promote housing policies and procedures at a national level. 
The National Housing Code (2000:108) states that there is a need to customise housing 
policy to the specific needs of any particular province, taking into account that these may 
vary from province to province. 
 
After a decade of trying to address the housing challenges, new policy directives on 
informal settlements were initiated through the Breaking New Ground housing plan 
(DoH, 2004b). Local government has nevertheless been slow to implement this new 
instrument despite the more participatory, flexible, integrated and situational responsive 
policies contained therein. Informal settlements in the nine major cities of South Africa 
have grown from about 300 in 1994 to more than 2,700 currently, housing approximately 
1.2 million households (growing at 2–6% per annum across different councils) (DPME, 
2010b; Topham 2010). According to Part 3 of the National Housing Code (DHS, 2009), 
informal settlements are characterised by illegality, inappropriate locations, limited 
public or private sector investment, poverty and vulnerability, in addition to social 
stresses such as crime, social fragmentation and substance abuse.  
 
The table below (Table 1), which indicates the estimated number of households living in 
informal settlements by the year 2007, illustrates and supports such claims.  
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Table1: Illustrates the number of households living in informal settlements. Source: 
Statistics South Africa, Community Survey Key Municipal Data 2007. 
 
 
With this new comprehensive strategy, the State aimed to respond to the various glaring 
gaps and criticisms of the earlier approach, and committed itself to a new paradigm in 
housing delivery. The importance of creating a secondary housing market, boosting 
investment confidence, and greater commitment to social housing based on a sustainable 
cost recovery basis was also emphasised (see Tomlinson, 2006; Dewar, 2008; Cross, 
2010). 
 
Although South Africa‘s efforts and outcomes of delivering housing to the urban poor 
through mass projects have been internationally recognised as ‗one of the most 
significant contributions of the process of settling people in secure tenure in the history of 
humanity‘s delivery of housing‘ (Khan, 2010:1), the unintended consequences of this 
market orientated approach to solving a deep seated housing crisis has been disastrous. In 
an evaluation of the Housing Subsidy Scheme (HSS) by the Public Service Commission 
(2010; p1& 2), two key findings are identified: 
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 ‗Housing delivery has not kept up with the growth in the housing backlog, 
especially in metropolitan areas. The subsidy amount has not been sufficient for 
an adequate house and an adequately serviced and well located plot. Where 
projects did manage to achieve houses of large size and good quality, this has 
been possible only because of additional subsidisation or by having lower levels 
of infrastructure. 
 Beneficiary participation and capacity building is an objective of the HSS, but this 
has been weak in most projects. Where there has been active participation and 
capacity building this has observable positive impacts on the quality of houses 
and living conditions. It was recommended that stronger support be given to 
promoting beneficiary participation and training, and to make use of the Peoples 
Housing Process approach to housing delivery‘. 
 
An important aspect in addressing the challenges of informal settlement growth is not 
eradication, but rather the restriction of their further expansion. This can be accomplished 
by means of forward planning and the employment of alternative strategies. These, 
however, should not be seen as alternatives to upgrading but rather as supplementary to 
it. These alternative strategies need to take place in parallel with conventional and non-
conventional upgrading approaches. One way of dealing with expansion is through 
identifying, acquiring and servicing alternative land, which can be seen as an approach to 
addressing informal settlement growth whereby upgrading is accompanied by the rapid 
provision of serviced land for settlement or managed land settlement. These areas can be 
laid out and basic services provided so as to facilitate the upgrading of health and safety 
infrastructure, as opposed to that of spontaneous, unplanned settlements.  
 
A more realistic approach is one whereby people are provided with access to a secure 
piece of land with basic services (either as part of an upgraded informal settlement or as 
new land), on which temporary houses can be built and later upgraded over time through 
individual initiative and government support. This type of approach characterises what is 
referred to as Managed Land Settlement (MLS). Such an approach would serve as a pre-
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emptive measure to reduce or even prevent the mushrooming of poorly serviced informal 
settlements (ECPDHS, 2011).  
 
2.2 Community Driven Approaches to Housing Delivery 
 
Managed Land Settlement (MLS) is an incremental approach to site, service and housing. 
Its emphasis falls on the provision of planned, secure land with basic services as a first 
step towards long term sustainable settlement delivery and settlement upgrading 
(www.incrementalsettlement.org.za).  
According to the Government‘s National Census 1996, the post-apartheid state inherited 
a housing backlog of 2 202 519 units. From the onset the new, democratically elected 
government set about trying to address the wrongs of apartheid, and an ambitious public 
housing programme was implemented whereby those who could demonstrate a household 
income below a certain threshold amount (R3 500) were entitled to free housing. This 
grant was established in the form of a capital subsidy for housing. The apartheid legacy 
of spatial and economic marginalisation of the poor has resulted in vulnerable 
communities that live far from job opportunities and major services. Significant numbers 
of people continue to survive without basic services in the many informal settlements 
throughout the country. Even those who are employed and earn a consistent salary find it 
difficult to sustain a decent quality of life due to the fact that they fall outside of the 
subsidy bracket but at the same time are unable to afford and access the mortgage 
products available from commercial banks.  
International and local experiences of upgrading informal settlements, however, provide 
compelling evidence that incremental in situ upgrading is more likely to improve living 
conditions as the settlement is upgraded in its existing location, thus maintaining or 
strengthening social networks and positively impacting livelihood strategies (Bolnick, 
2009). 
 
Within development studies, government, development practitioners and NGOs, the 
importance of public participation has come to be recognized. Since sustainable 
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settlement represents a form of development, public participation can be seen as a crucial 
factor in its execution. According to Burkey (1993) cited by Davy (2006), public 
participation is an essential part of human growth, development of confidence, pride, 
initiative responsibility and cooperation. Without such development within individuals 
themselves efforts to alleviate poverty will be difficult, if not impossible. The process 
whereby people learn to take charge of their lives and solve their own problems is the 
essence of development (Desai and Potter, 2008). 
In theory, participatory development involves a bottom-up process, as opposed to often 
disempowering top-down approaches whereby local communities are sidelined and only 
function as objects of grandiose schemes (Desai & Potter, 2008). According to (Healy 
2003) collaborative planning is the notion of giving power to the people through 
information, dissemination and allowing them to be part of the decision making process 
and this has been exercised with the implementation of this project. Furthermore, 
participation can be understood as a process of mutual learning, where it is seen as an 
epistemological and practical issue of understanding others, and learning from one 
another to achieve a better outcome (Mohan, 2008). Participation can also be seen as 
transformative, (Mohan, 2008 cited by Desai and Potter, 2008) in that development is in 
itself flawed and only through the valuing of other voices can meaningful social change 
occur. If development comes exclusively from one side, the community will potentially 
learn nothing from the process. They could find it difficult to take pride in the 
development, which may result in the mismanagement of resources. To believe in and 
promote participatory development is to believe in the intrinsic importance of self-
determination (Jennings, 2000). 
Over and above the RDP housing subsidy scheme, the government enables a People‘s 
Housing Process (PHP). This process aims to support households who would like to build 
or organise the building of their own homes. In particular this approach recognises the 
involvement of women in decision-making and draws on their skills and roles within the 
community (Bolnick, 2009). Developments that have been conducted through a 
legitimate People‘s Housing Process tell an entirely different story compared to RDP 
housing projects. The design of the houses and the broader layout plan is primarily 
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carried out by local community groups of organised individuals who know and 
understand one another because they live in the same social environment. These groups 
would secure support from NGOs and regularly engage relevant government departments 
for assistance in the building of their homes. In such cases, the quality of shelter is 
generally superior to that of contractor built developments, as the beneficiaries participate 
in all aspects of the development process (Bolnick, 2009). PHP development is typically 
a slower delivery method but one which offers several advantages including mobilisation 
and recognition of local social capital, greater ownership and control of the housing 
process by local communities, increased participation by residents in the design process, 
behavioural and attitude change from both community and government, and potentially 
the achievement of a larger or more valuable housing product.  
 
According to Turner & Fichter (1972), the construction and maintenance of adequate, 
affordable housing depends on the investment of resources, over which households 
themselves have the control. His argument is based on the observation that the 
willingness of people to invest their energy, initiative, savings or other material resources 
depends on the satisfaction they experience, or expect to experience, as a result. MLS 
represents another form of community led initiative for addressing housing delivery. It is 
an incremental approach to site, service and housing delivery, which emphasises the 
provision of planned, secure land with access to basic services as an initial step towards 
longer-term housing and settlement upgrade. Local NGO Afesis-corplan, together with a 
number of other development organizations, advocates the implementation of one such 
approach known as LANDfirst.  
 
LANDfirst includes both the incremental development of land that people have already 
occupied (in situ upgrading), as well as the incremental development of new land 
(Greenfield development). The in situ version of LANDfirst is well covered through the 
Upgrading of Informal Settlements Programme found in the housing code. There is 
however no dedicated subsidy programmes for the Greenfield LANDfirst version 
(Afesis-corplan, 2009). MLS is primarily concerned with the establishment of a pro-
active approach to land release and accommodating the incremental development of this 
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land. Existing procedures for land release and development appear inadequate in dealing 
with the demand for well-located and affordable land in the short term. The standard 
process of developing government-subsidised RDP houses is generally protracted, often 
taking more than five years from the start of the planning process to completion. Much 
needs to be done before beneficiaries can take occupation of a house, including 
organising the community, identifying land, planning the services and houses, obtaining 
approvals and finance, supplying the services, building the house, and transferring 
ownership. Furthermore, the process is often delayed due to a lack of capacity within the 
housing sector to see the process through to its conclusion. During this time, many people 
continue to live in informal conditions.  
 
From the ‗homeless‘ person‘s perspective, land invasion can be seen as a more effective 
process to accessing land in the short-term. Usually little planning takes place as landless 
people simply move onto the land and start building shelters, resulting in a range of 
challenges for both land owners and authorities alike, who need to resolve the problem 
and formalise ownership and settlement while people are already on the land. Significant 
problems can arise from this type of land occupation, such as communities settling in 
flood plains, or setting up shacks on privately owned land in proximity to formal 
neighborhoods whose homeowners turn to the courts for action and evictions (Bolnick, 
2009). Often people occupy vacant land and need to be moved when the area is upgraded.  
 
Up until recently, there has been no middle path between RDP housing and land invasion. 
Innovative and alternative solutions need to be found and accommodated, whereby 
people are allowed to move onto land before all the procedures making up a normal 
RDP-type settlement development process are complete (Eglin, 2008). At the same time, 
however, systems need to be put in place to ensure that enough has been done to avoid 
unforeseen situations that may require intervention at a later stage. It is argued that a 
government-supported MLS programme needs to be established to fill this middle path 
(Eglin, 2008). In order for the concept of MLS to be realised, citizens and government 
have to be on good terms and willing to share the available space and resources to create 
sustainable settlements for communities. This type of approach promotes the notion of 
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enabling people to take ownership of their communities and the building of their homes. 
This is also based on the fact that individuals who wish to take the initiative to build their 
own homes can significantly increase their value for money when compared to contractor 
built housing schemes. 
 
Stead (1978) and Turner & Fichter (1972) have suggested ways in which communities 
could begin to think seriously of designing and constructing or managing their housing 
development, and using the resources available to them to increase their control over their 
environment. This type of process characterises the approach Afesis-corplan is both 
advocating and demonstrating through the iCwili project, and furthermore points to the 
need for the study. The current state with settlement delivery and development within 
South Africa suggests that an MLS approach to housing can be achieved through active 
participation between government, communities and independent development agencies. 
 
It is evident from the literature that substantial housing delivery has indeed occurred in 
South Africa since 1994, but that the country continues to experience an ever increasing 
backlog with regard to the delivery of settlements. It is also observed that South Africa 
still has vulnerable settlements that remain marginalized on the periphery of the country‘s 
major cities and towns. It is therefore a matter of importance for government and 
communities to work together in finding ‗smarter‘ ways in future for the delivery of 
sustainable settlements.  
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Chapter 3: 
METHODOLOGY 
 
3.1 Introduction 
 
The approach that was used for conducting the research is that of qualitative research. In 
particular the research is based on case study methodology, defined by Merrian & 
Simpson (1990) as a descriptive and analytical representation of a specific social unit, 
referring exclusively to a particular community. The collection of qualitative data 
provides information that reveals the views, perceptions and opinions of the local people 
regarding their involvement with the piloting of a MLS project in iCwili. This study falls 
into what Nueman (2006) terms the interpretive or critical social sciences, which follow 
the application of ―logic in practice‖ where a nonlinear research path is followed 
(Birungi, 2007). 
 
According to Denzin and Lincon (2005, cited by Mazinyo, 2009) the primary 
significance of a qualitative approach places more value on the meaning people ascribe to 
the events taking place within their environment. In addition the use of a qualitative 
research framework enables the researcher to better understand complex relationships, to 
find out about the reasons for people preferring particular strategies over others in solving 
their problems; and to be ready for the unexpected that may trigger a new set of questions 
to ask (Mazinyo, 2009). The use of triangulation is an important element so as to ensure 
the reasonable validity and reliability of the research findings (Nueman, 2006).  
 
A focus group discussion is also a qualitative research technique in which people are 
interviewed within a group discussion setting (Nueman, 2006). The procedure involves 
the researcher getting together a group of people, usually no less than 6 and no more than 
12 excluding the moderator, and lasting up to 90 minutes (Nueman, 2006). Focus group 
discussions allow for a homogeneous group of people to come together to discuss the 
challenges that affect them collectively, and generally include discussions that explore 
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public attitudes, personal behaviours, the introduction of a new product, or in this a case 
community participation (a relatively new concept in housing development and delivery 
in South Africa). 
 
The natural setting of focus group discussions, allows respondents to express their ideas 
or opinions freely (Nueman, 2006). Within this setting, open expression amongst 
members of marginalised groups is encouraged and people tend to feel empowered 
especially in action-orientated research projects. Participation in housing delivery is one 
such ‗action-orientated‘ project, whereby, if focus group discussions are successfully 
executed, people will generally be motivated to find ways of participating in the delivery 
of low cost housing in their community. In this particular study the focus group evaluated 
the manner in which the community participated in the MLS initiative which was being 
implemented in their area. Since the process is still ongoing and people are yet to move 
onto the land, the focus group also assisted in identifying the community‘s expectations 
and future plans once they take up occupation of the land. In addition focus group 
discussions provide a platform for participants to query one another and also allows for 
the explanation and development of answers (Nueman, 2006). 
 
3.2 Research Design & Methods 
 
As mentioned above the research used a case study design to focus on the implementation 
of a MLS initiative in the area of iCwili, South Africa. The interest in this particular 
community stems from the fact that it is one of a few, if not the only example, in the 
Eastern Cape where a community is implementing a MLS approach to housing 
development.  
 
In collecting the data, the researcher made use of semi-structured interviews and focus 
group discussions. Focus groups were conducted with community participants and 
individual interviews with key government officials (see appendix II). Focus group 
sessions were used to obtain in-depth and detailed information about the process of 
implementation that was undertaken by the community as well as the level of 
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understanding within the community of the proposed MLS approach and to explore the 
experiences and insights gained during the process.  
 
 Semi-structured interviews were conducted with government officials to understand how 
they saw the implications of a MLS approach as being beneficial to government. Semi-
structured interviews, according to Nueman (2006), have the highest response rates and 
allow for longer questionnaires. Moreover, they allow for the clarification and 
elaboration of answers from the interviewees (Mniki, 2006).  
 
The methodological orientation underpinning this study assisted in making the processes 
more interactive, and facilitated the emergence of further issues that the researcher may 
not have identified at first. In addition, it allowed for respondents to ask questions if they 
were unclear on a question posed, or to further elaborate on ideas. 
 
3.3 Research Process 
 
Semi-structured questions were developed for interviews with the officials of Great Kei 
Local Municipality and for focus group sessions with the community of iCwili. The 
responses were recorded both manually and using a voice recorder. This ensured that 
every detail was captured accurately and no information was lost through the process.  
 
Focus group participants were chosen through a process of quota sampling. This was 
done by randomly selecting names from the beneficiary list that was compiled by the 
Phase 2 beneficiaries. The participants were then contacted and invited to take part in the 
focus group session in order to share their experiences with regard to the MLS process. 
With reference to sample groups, Nueman 2006 states that for qualitative researchers, ―it 
is their relevance to the research topic rather than their representativeness which 
determines the way in which the people to be studied are selected‖.  
 
For the purposes of this research both purposive and quota sampling techniques were 
employed. With key informants, purposive sampling was used. Those selected were the 
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housing official from Great Kei Local Municipality as well as the ward councilor for the 
area and a SANCO representative.  
 
A total of 20 respondents out of 110 beneficiaries were selected for the collection of data. 
The sample group consisted of three focus groups each made up of 6-7 members of the 
community, giving a total of 20 community respondents. The focus group sessions were 
aimed at recording the experiences that the beneficiaries had with being involved with the 
piloting of the project. Additional information was gathered through observations that the 
researcher made while attending meetings.  
 
The data was collected during the relocation of the site pegs by the land surveyors, before 
the beneficiaries had taken occupation of the proposed piece of land. The interviews were 
conducted at iCwili community hall and a voice recorder was used to record the 
discussions of the focus group and notes were also taken of the discussions. The 
implication of this is that the beneficiaries had not moved onto the land; therefore 
information on how they experienced the move from the areas they were living in to the 
land could not be captured.   
 
3.4 Methods of Data Analysis. 
 
The demographics were captured on a Windows Excel spreadsheet which allowed for 
ease of data coding. The data gathered through open-ended questions was analysed using 
the method of coding. The data that was recorded was then categorized and the responses 
were captured according to those categories.   
 
3.5 Verification of Findings 
 
The data collected was verified by means of consultation with individuals that did not 
form part of the sample group. Validity and reliability was addressed through the 
interviewing of four types of respondents, these being: beneficiaries of Phase 2, a 
representative from the local SANCO committee, the housing official from Great Kei 
Local Municipality and the local ward councilor.  
 31 
 
3.6 Communication of Findings 
  
The research report will be made available to all stakeholders that have been involved in 
the process, as well as any other individuals who may be interested in the findings. 
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Chapter 4:  
FINDINGS and ANALYSIS 
 
4.1 Introduction 
 
This chapter outlines the findings from the study as indicated in the previous chapter. The 
purpose is to ascertain whether or not the research questions have been answered.  
 
4.2 Demographics 
 
The first part of the questionnaire intended to gather the demographic information of the 
sample group. Three types of respondents were included in the sample, made up of 23 
respondents, namely; 2 municipal officials, the ward councilor of the area, and 20 
beneficiaries of the project, as indicated in Table 1. Table 2 outlines the summary of 
income groups from which respondents were drawn, whilst Table 3 and Table 4 outline 
gender and age groups respectively. The breakdown of the sample can be summarized as 
follows: 
 
Table 1: Sample Profile Summary 
Respondent category No. of respondents % of total 
Beneficiaries 20 87 
Councilor 1 4 
Officials 2 9 
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Table 2: Sample summary by income group 
 Officials & councilors  Members of the public 
Income 
Category 
No. of respondents % of total No. of respondents % of total 
Low income   20 87 
Middle 
income 
3 13   
High Income 0  0 0 0 
Total 3 13 20 87 
 
 
Table 3: Gender representation of respondents 
 Officials & councilors  Members of the public 
Gender No. of respondents % of total No. of respondents % of total 
Male  2 67 5 25 
Female 1 33 15 75 
Total 3 100 20 100 
 
 
Table 4: Age representation of respondents 
 Officials & councilors  Members of the public 
Age No. of respondents % of total No. of respondents % of total 
20 or less 0 0 0  
21-40 1 33 10 50 
41-60 2 67 8 40 
61+ 0 0 2 10 
Total 3 100 20 100 
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4.3 Presentation, Discussion and Analysis of Findings 
 
The analysis from both the interviews and the focus groups is highlighted below. The 
presentation of the findings has been summarized into 6 key categories and provides an 
overview of the central issues that emerged from the interview process. Detailed 
questions can be found in Annexure II. 
 
4.3.1 Land Access for Low-Cost Housing 
 
To the question concerning how communities can access land for low-cost housing, the 
officials and ward councilor responded that communities were required to follow certain 
procedures in order to access land for settlement purposes. Furthermore, the officials 
stated that communities wishing to engage in communication with the municipality in 
terms of accessing land for low-cost housing, needed to organise themselves and be clear 
on the grounds they would be engaging the municipality on. Once the process of 
organisation is completed, the community then has the opportunity to approach the 
municipality concerning available land within the municipal area that could be used for 
low-cost housing. The officials indicated that land allocated for development within 
Great Kei Local Municipality could be identified in terms of the Spatial Development 
Framework (SDF) of the local municipality.  
 
The beneficiaries responded to the same question by claiming that they were unaware of 
the process on how to access land for the development of low-cost housing. They further 
indicated that access to the land allocated for phase 2, had come about through the 
initiative between Afesis-corplan and the local South African National Civic 
Organisation (SANCO) committee, who had approached the municipality in order to 
identify land suitable for the piloting of the proposed project.  
 
4.3.2 Value of land ownership 
 
The community was asked to discuss and elaborate on the personal significance of land 
ownership. They responded that it allowed them to finally be able to have a place that 
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they could call their own. It also meant that they were able to save the money that they 
were currently using to rent backyard shacks, and rather invest in the building of their 
homes. In addition, it was identified that land ownership alleviates the fear of eviction by 
landlords in the areas that they were currently staying in. This was related to the new land 
agreement between the community and the municipality, whereby permission was 
granted for beneficiaries to move onto the land and start building houses.  
 
Some members of the community indicated that although initially they would be erecting 
temporary structures, they intended to build more permanent dwellings to be upgraded 
and maintained over time. This highlights the fact that such a MLS approach gives 
communities a sense of pride and ownership in their homes due to their active 
involvement with the process from the onset. 
 
4.3.3 Allocation Process 
 
At the time of the research, the community had been given the right to occupy the piece 
of land by the municipality. How then did the allocation process take place concerning 
the establishment of a list of beneficiaries, and how were site numbers to be allocated? 
The officials responded by saying that the municipality did not have much input in the 
allocation process and that it was left up to the community as to how they would 
determine a list of beneficiaries. However, the municipality assisted by indicating that 
there was an original list, developed by the municipality, detailing the beneficiaries for 
the RDP housing project that would have been developed on the land. It was suggested 
that the community could use that list as a starting point. The respondents indicated that 
the SANCO committee had obtained the list from the municipality and began to work on 
compiling a beneficiary list together with the community.  
 
A number of community meetings were held in order to compile the list and address 
issues that had come up during the drawing up phase. These included people that were on 
the municipal list that were deceased, people that had moved from the area and people 
that had obtained houses in Phase 1 of the RDP project but still appeared on the list. The 
respondents agreed that concerning a deceased person, the oldest living child would be 
 36 
placed on the list, on the condition that the child had attained 18 years of age and 
possessed a South African identity document. Those who had moved from the area were 
contacted to confirm whether they would be interested in being part of the project. Those 
who declined were removed from the list. The individuals appearing on the list but who 
had obtained houses as part of Phase 1, and had benefited from RDP housing, were also 
removed from the list. The respondents then explained that members of the community 
who lived in backyard shacks, those who had invaded land and those who wished to 
move out of family homes were then given the opportunity to fill the gaps. This is how 
the beneficiary list was compiled. 
 
The respondents shared that since there was a new beneficiary list for Phase 2, Afesis-
corplan had advised that they elect a committee from the beneficiaries in order to work 
with the SANCO committee from that stage onwards. This was suggested due to the fact 
that the SANCO committee was involved in various projects within the community, 
resulting in meetings covering a broad agenda over and above the specific focus on the 
beneficiaries of Phase 2. The elected local committee would then be tasked to report at 
community meetings and give feedback to the wider community on developments within 
the project. The elected committee was made up of five individuals, three females and 
two males. 
 
The next stage of the process dealt with the allocation of plot numbers to the beneficiaries 
identified according to the list drawn up. The respondents indicated that the process of 
allocating site numbers did not pose a particular challenge as these were simply allocated 
according to the list of beneficiaries and a map detailing the various site numbers. Since 
the Phase 2 land had been standing vacant, some individuals had invaded the land and 
built permanent structures. This meant that during the allocation process, those 
individuals had to be allocated the site number of the plot on which they had taken up 
occupation. Fortunately those individuals appeared on the beneficiary list that had been 
compiled for Phase 2. 
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4.3.4 Services on the land 
 
The (MLS) concept advocated by Afesis-corplan is one where communities are initially 
provided with a piece of land, after which basic services are upgraded over time. The 
respondents were asked what type of services would be in place once they moved onto 
the land. The communities responded by indicating that initially there would be no 
services available, but that the district municipality was committed to providing basic 
services to the community in the form of sanitation and water. In this case, sanitation was 
understood to comprise two sets of communal flush toilets, installed in converted 
shipping containers, and two water standpipes on the piece of land. Provision was made 
for three toilets for males and three toilets for females in each container. These services 
would then be upgraded overtime using government subsidies secured by the 
municipality, so as to ensure access to a single toilet and single tap for each household on 
the Phase 2 land. 
 
Linked to the provision of basic services was the question of land surveying for the 
allocated area. The respondents explained that due to the fact that the land had been 
planned for a housing development, it had already been surveyed. However, it was 
necessary for the pegs on the land to be relocated. Using funding that Afesis-corplan had 
provided for the appointing of land surveyors, the pegs were then relocated. Furthermore, 
community members were employed during this period and given a stipend for their 
work. Such initiatives indicate that there was a transfer of skills from the professionals to 
the community members resulting in some form of job creation. At the time of the data 
collection the respondents had not moved onto the piece of land. They indicated that once 
the pegs were relocated they would be in a position to occupy the land and wait for ADM 
to put in the basic services. 
 
4.3.5 Tenure Security 
 
The respondents expressed that in terms of tenure security, the community and Afesis-
corplan had developed an occupation certificate that highlighted the rights and 
responsibilities of both the municipality and the beneficiaries. These included what an 
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individual is allowed and not allowed to do, and the type of structure that can be built. 
Respondents further stated that the occupation certificate included details, the site number 
of each beneficiary as well as the names of the people that would be residing in a 
particular household. The certificates are signed by the municipal manager thus 
validating that the beneficiaries can occupy the specific site indicated. Duplicate copies 
of the occupation certificates are then made and kept at the Great Kei Municipal offices. 
An additional set will be filed at the municipal satellite office in Kei Mouth, which is 
situated close to the community. Lastly a third set will remain at the Afesis-corplan 
offices. In the event that beneficiaries may require a copy of the certificate, they are 
welcome to go the satellite office and request that a copy be made for them there. 
 
4.3.6 Upgrading and Maintenance 
 
This question was mainly targeted at the beneficiaries in order to identify what further 
plans they had regarding future maintenance and upgrading. It was evident that once 
moved onto the land, residents intended building temporary houses using either timber or 
corrugated iron. The respondents indicated that the municipality, together with the 
beneficiaries, would have to apply for housing subsidies from the Department of Human 
Settlements. The officials stated that this process could only be undertaken once the 
challenges experienced during Phase 1 had been overcome, after which they could 
proceed in applying for subsidies for Phase 2.  
 
Municipal officials further indicated that they were already in the process of verifying 
eligibility for housing subsidies according to the list of people making up the 
beneficiaries of Phase 2. This was done by submitting the names and identification 
numbers of beneficiaries included in Phase 2, and submitting these to the Department of 
Human Settlements for pre-screening. It is therefore indicated that some forward 
planning is in place on the part of the municipality in terms of plans for the beneficiaries. 
The advantage of forward planning is that when the time comes for applications to be 
submitted, some of the phases will already have been completed, thereby shortening the 
potential delay in beneficiaries accessing subsidies. The Phase 2 project was included in 
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the IDP of the municipality, thus indicating that they are planning for the development of 
the area. 
4.4 Summary of Findings 
 
The findings of this research indicate that communities are open and willing to explore 
alternative mechanisms to settlement delivery. What is of importance to such 
communities is the ability to move onto a piece of land without fear of eviction, 
following agreement between the community and the municipality. The community thus 
had secure tenure through occupancy rights. Further, findings revealed that the provision 
of basic tenure is something that communities are open to. In addition, it was evident that 
the respondents were actively involved on all levels of the process, resulting in ownership 
within the community and a sense of entitlement in the development of their houses. The 
communities will also have an influence concerning the appearance of their homes, and 
how they will be developed in the long term.  
 
The findings of this research highlight the manner through which partnership between 
communities and government can lead to positive results. The responses from the 
councilors and officials reflected the readiness of government to working in close 
partnership with communities. It is however evident that local communities need to 
reflect high levels of organisation and the ability work together. The good working 
relationship that has emerged during this pilot project, could serve as an example for 
other communities and government in order to highlight how successful partnerships can 
bring about the achievement of a common goal. 
 
Research findings further indicate that the provision of basic tenure can serve to unlock 
other areas of potential growth within communities. For example, through a MLS 
approach to development, communities are now in a position to be able to save and build 
their own houses without having to wait on government to deliver the final product. The 
process of knowledge sharing which emerges between communities and the various 
stakeholders involved, results in the  transfer of skills and perhaps, in the long term, the 
emergence of a cadre of local professionals who will undertake their own planning, 
design and construction of homes. It can be argued that a MLS approach therefore leads 
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to the unlocking of economic potential and the development of settlements which are 
integrated and people-centered. 
 
The findings of this research however point to some constraints within the pilot project. 
These related particularly to institutional and bureaucratic processes which tended to drag 
progress within the project, and more specifically, to the time it took for the municipality 
to finally adopt the project and form a partnership with the community. Endorsement by 
the municipality was only received once there was a council resolution in place. This 
therefore required that Afesis-corplan and community representatives attend council 
meetings in order to answer any questions that may have come up from the municipality. 
Furthermore, environmental studies had to be carried out on the land because the 
previous plans had lapsed. Plot allocations were also delayed as the community was often 
working with outdated lists, therefore requiring that they be updated and made relevant to 
the people that were currently part of the process. In addition, occupation certificates 
needed to be signed by the municipality, meaning that beneficiaries could only move onto 
the land once all the certificates had been signed and sent back to the community.  
 
The process of relocating the pegs was also dependent on when the occupation 
certificates would be signed and returned by the municipality. However, once buy-in and 
support from government was secured, together with community participation, significant 
achievements and headway was made with the project. This reveals the importance of the 
role and responsibility of each stakeholder within the process, thereby addressing the 
problem of waiting on government to deliver housing to communities. Such an approach 
demonstrates that viable alternatives can be found and, furthermore, that they can have a 
positive impact if all parties involved are clear on what is expected of them. Positive 
feedback given by the respondents indicated that the community was satisfied with the 
MLS process and would motivate that other communities explore such an approach as an 
alternative solution to the current housing backlog.  
 
Based on the researcher‘s involvement with the process and the insights respondents 
shared during this study, it can be argued that a MLS approach could serve as an effective 
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mechanism for the prevention of land invasions. This is supported by the fact that the 
community of iCwili, knowing that the Phase 2 land was being planned for the 
development of settlements, did not invade the land due to their active involvement with 
the settlement process. Community members were also involved in informing those 
individuals who had moved onto the land before the process began, that it would be 
necessary for them to relocate in the future. This highlights the importance of engaging in 
a process in which all parties concerned are aware of their respective roles and 
responsibilities, as a first step to avoiding challenges at a later stage. Secondly, the 
community was directly involved in the process of discussion and engagement with other 
community members as to what needed to be done and what would happen next, Afesis-
corplan contributed necessary skills to the project, and fulfilled the role of intermediary 
between the community and the municipality. 
 
The success of the project has lead to the community of iCwili expressing an interest in 
potentially engaging the local municipality with regard to the possibility of rolling out 
Phase 3 at some stage in the future. The SANCO committee has been active throughout 
the process of the implementation of the project in iCwili and a representative of the 
committee was interviewed to verify the data that was collected. Even with the enquiries 
that the community has around phase 3 they are actively involved and have requested 
Afesis-corplan to support them with engaging the municipality.  
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Chapter 5: 
CONCLUSIONS 
 
5.1 Recommendations and Conclusions 
 
The aims and objectives of the study, as stated in Chapter 1, are; 
 To examine what experience the community had with the involvement and 
piloting of the Managed Land Settlement (MLS) project in their area. 
 To demonstrate to government, communities and other stakeholders insights 
gained from adopting a Managed Land Settlement (MLS) approach to Greenfield 
development. 
 
It can be concluded that the aims and objectives of the study have been reached in that 
the findings reveal that the community was involved at each stage of the process. 
Furthermore, it has been identified that the community actively participated in the 
decision making process concerning the development. Respondents stated the following 
key points regarding their involvement in the piloting of the project: 
 
 ―As communities we do not know what goes into the development of settlements 
and the different stakeholders involved with the process, but having being 
involved with the piloting of the project I am now aware of some of the processes 
of delivering a house.‖  
 ―Some of us have also gained experience of being part of a committee and having 
to report back to the group on how far the process was and what were the next 
steps with the project.‖ 
 ―As community we have learnt basic technical skills with being involved with the 
re-pegging of the site, as well as using the maps to allocate plots to the 
beneficiaries.‖ 
 
The responses above reveal positive community experiences with regard to the piloting of 
the project. In addition, the research findings also highlight the experience that the 
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community gained due to the participatory nature of the project. As a result the 
community concerned can now act in an advisory capacity to other communities that may 
wish to become involved with the MLS process. In terms of insights gained through the 
piloting of the project, it became evident that communities and government had to be 
clear on both the allocation process and the funding sources for basic services.  
 
The study found that the community of iCwili strongly supported the implementation of 
the MLS pilot project. The community expressed their satisfaction with the fact that they 
were actively involved at each and every stage of the project and included in the decision 
making process. A successful partnership between the municipality (both at district and 
local level) and the community was demonstrated, thus highlighting that it is possible to 
achieve a collaborative style of working relations between government and local 
communities. This research therefore addresses the potential that exists with regard to 
collaborative planning in South Africa. It can be concluded that this has been reflected in 
the implementation of a MLS approach to the iCwili settlement project. 
 
Another approach linked to collaborative planning is the notion of government including 
communities when deciding on housing plans as these communities have developed an 
interface between the rural and urban sector. For sustainable development to be realized, 
Singh (2003: 133) argues that it has to be participatory in nature and that responsibility 
and authority should be shared amongst programme members and beneficiaries. He 
further states that some management roles have to be transferred to the community so that 
they may share its goals, provide some of the resources and contribute to their 
management. However, Burkey (1993:161) argues that participation will not heal all the 
ills of development projects.  
 
The objectives of this research aimed at attempting to demonstrate an alternative 
approach to housing development that could be taken up by government in order to 
achieve the delivery of sustainable settlements in South Africa. This has been achieved 
by reference to the implementation of the MLS pilot project undertaken in iCwili. 
However, it is not to say that this approach is the only suitable option for addressing land 
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settlement, but rather, an alternative that could be implemented in parallel with 
government programmes. To further illustrate the concept of MLS, Afesis-corplan has 
developed a website which demonstrates a hypothetical story of a community that is 
implementing the approach. The model can be found on the incremental settlement 
website (www.incrementalsettlement.org.za).  
 
A MLS approach to development promotes the notion of allowing people to take 
ownership of their communities and the building of their homes. As indicated by this 
study, there is a need for government to start looking at emphasising and focusing on land 
and planning alternatives, as the current approach of providing RDP housing appears to 
be unsustainable in the long-term, with large numbers of communities left for years 
without housing. It is therefore evident from the findings of this research that the iCwili 
community was open to the implementation of MLS as an alternative approach to 
meeting their housing needs. 
 
Further recommendations arising from the research include a call for more action 
research on pilot projects by which alternative mechanisms could be demonstrated. This 
would lead to a process of learning by doing. Furthermore, government needs to be open 
and commit to the active participation and involvement of communities in the planning 
process. Lastly, it is suggested that the alignment of housing development priorities with 
the IDP process could thereby facilitate the identification of land for the development of 
low cost housing in South Africa. 
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APPENDICES 
 
Appendix I: Locality Plan for ICwili Township. 
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Annexure II: Interview Schedule for Focus Group 
 
 
 
 
Faculty of Business & Economic Sciences 
 
Questionnaire for Focus Group 
 
 
Demographic Information 
Male  Female  
 
Income Group 
Low  Middle  High  
 
Age 
>20  21-40  41-60  +61  
 
 
 
1. How did you come to know about LANDfirst or Managed Land Settlement? 
 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
 
2. What plans did the municipality have for the land that is being used for the project? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
 
3. How was the project in line with the municipalities housing plan? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
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…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
 
4. How did you allocate land to the beneficiaries? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
 
5. What land tenure option did you agree on? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
 
6. What documents do people have to acknowledge tenure? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
 
7. What criteria did you use to allocate plots? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
 
8. How was the beneficiary list compiled? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
 
9. For you what does it mean to have rights to a piece of land? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
 
10. What services will be provided to you on the land? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
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11. What plans do you have once you move onto the land? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
 
12. What do you have to do in order to be able to access land for low cost housing? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
 
 
 
 
THANK YOU 
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Annexure III: Interview Schedule for Key Informants. 
 
 
 
 
 
Faculty of Business & Economic Sciences 
 
Questionnaire for Key Informants 
 
 
Demographic Information 
Male  Female  
 
Income Group 
Low  Middle  High  
 
Age 
0-14  15 - 34  35 - 54  55 - 64  +65  
 
 
 
 
1. How did you come to know about LANDfirst or Managed Land Settlement? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
 
2. What plans did the municipality have for the land that is being used? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
 
3. How was the project in line with the municipalities housing plan? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
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4. How were you involved with compiling of the beneficiary list? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
 
5. What land tenure options did you agree on? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
 
6. What documents do people have to acknowledge tenure? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
 
7. What services will be provided on the land? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
 
8. What do communities need to do in order to be able to access land? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
 
9. Any other comments? 
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
…………………………………………………………………………………………………………………………………………
………………………………………………………………………………………………………………………………………… 
 
 
 
 
THANK YOU 
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Annexure IV: Occupational Rights Certificate 
 
Occupation Certificate 
 
Noting that: 
1. The Great Kei Municipality (referred to as the municipality) has agreed that the land in 
iCwili phase 2 (see annexure 2), that is part of a planned layout done by the municipality, 
should be developed as a Managed Land Settlement Pilot project.   
2. The Kei Mouth branch of the South African National Civics Organisation (SANCO) have 
allocated the occupants as described in annexure 1 to the plot number referred to in 
annexure 1 and as shown on the plan in annexure 2. 
3. The municipality has agreed with the occupant‘s list and plot allocation done by SANCO.  
4. The plot is owned by the municipality - the occupants do not own the plot.  
5. No services (e.g. roads, water and toilets) will be immediately available when the 
occupants move onto the plot, but the municipality and Amathole District Municipality 
are developing plans and seeking funds for the provision of such services.   
 
The municipality hereby gives the occupants as identified in annexure 1 the right to occupy 
the plot as shown on the plan in annexure 2 for as long as the occupants follows the rules of 
occupation as described below. 
 
The rights associated with this occupation certificate include the right of the occupants to: 
1. Live on the plot with their family and others agreed to by the occupants.     
2. Build a house on the plot.     
3. Use the plot for gardening and other associated residential activities.   
4. Use community facilities and services that may be provided by relevant authorities and 
follow the rules agreed to by the community and the authorities for the use of these 
facilities and services.  
5. Bequeath their rights of occupation to a person or persons nominated by the occupants, 
with those that inherit these rights having the same rights and responsibilities as those in 
this occupation certificate. 
6. Buy or lease the plot from the municipality when the municipality makes it available. 
 
These rights also come with rules (or responsibilities) of occupation which include the 
responsibility of the occupants to:  
 
1. Give the municipality a list of other people who have the right to live on the property. 
(See the list in annexure 3: names of other people with rights to live on the plot.)  
2. Get permission from the municipality before building a formal house.  
3. Get permission from the municipality if they plan to build a temporary or formal house 
that is within 4 meters of the front boundary or 2 meters of a side and back boundary.      
4. Get permission from the municipality if they plan to build their own toilet on the plot.  
5. Get permission from the municipality if they want to use the plot for any other land use 
that is not residential (e.g. business, institutional, etc.). 
6. Only allow people agreed to by the occupants to live on the plot with the occupants being 
responsible for the activities of people on the plot. 
7. Pay any fees that are charged by the municipality or any other relevant authority and 
abide by the rules associated with this payment. Initially the municipal fee will be R0. 
8. Arrange to inform the municipality if an occupant dies or moves so the records of 
occupation can be updated. 
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9. Participate in community structures, including voting for leadership to represent the 
occupant‘s interests. 
10. Keep the plot maintained and clean so that it does not interfere with the rights of any 
neighbours or other settlement occupants to enjoy their rights. 
11. Cooperate with the relevant authorities and others if the settlement is upgraded, by 
providing the necessary information and allowing people involved in the upgrading 
process access to the plot.  
12. pay any purchase price fees and transfer costs if the occupants want to buy the plot from 
the municipality; noting that, if the plot forms part of government housing subsidy 
project, then the occupant(s) is only entitled to a housing subsidy if the occupant(s) 
satisfies governments housing subsidy qualification criteria that include (amongst others):  
o not owned a house before  
o not received a subsidy before  
o earn a household income of less than R3 500/ month  
o have dependents   
o is a South African citizen.  
 
The Municipality has the right to:  
1. Charge a fee for the occupant that is related to the services the occupants receive from the 
municipality and rent for using the land.      
2. Remove the occupant, following fair procedures, if they do not abide by the rights and 
responsibilities of this occupation certificate. 
 
These rights come with the following responsibilities for the municipality:  
1. Keep the occupants informed of development in the area.  
2. Maintain an updated occupation list.  
3. Keep clear records of fees and charges paid by occupants.  
4. Progressively over time, work in consultation with the occupants to upgrade the 
settlement.  
 
The municipality has the right to cancel this occupation certificate if the occupants do not abide 
by the rules or responsibilities of this occupation certificate, especially, but not limited to any 
rules associated with the payment of any fees for occupation.  
 
Any changes to the rights and responsibilities of occupation must be put in writing and signed by 
the occupants and municipality. 
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Details of occupant and approval of occupation  
 
 
Occupants plot number: ……………….................................................................................... 
(herein referred to as the plot)  
 
Occupants  
 
 
Name of occupant 1    
…………………….............................................................................. 
(Occupants 1 and 2 are herein referred to as the occupants) 
 
 
ID occupant 1:   ...................................................................................................  
 
 
Signature of occupant 1 ............................................................................................................... 
 
 
Witness to signature 1:   .................................................................................................. 
 
 
Name of occupant 2:    .................................................................................................. 
 
 
ID occupant 2:    .................................................................................................. 
 
 
Signature of occupant 2:  .................................................................................................. 
 
 
Witness to signature: 2:  
 ………………………......................................................................... 
(can be same as witness to signature 1)  
 
Date of occupant signatures  
….…………………......................................................................... 
 
Municipality  
 
Name of municipal  
 ….…………………......................................................................... 
Representative (rep)   (who has the authority to sign on behalf of the municipality)  
 
 
Signature municipal rep. 
 ….…………………........................................................................ 
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Witness to municipal rep.
 ….…………………........................................................................ 
 
Date of municipal rep signature ….…………………........................................................................ 
 
 
 
Names of other people with right to live on the plot 
 
Name  ID number 
1 
 
 
2 
 
 
3  
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Annexure V: Ethics Form 
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Annexure VI: Declaration from Language Editor 
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Annexure VII: Photos from iCwili Phase 2 
 
 
Figure 1: Example of Temporary Structure that can be built on phase 2. 
 
 
  
 
Figure 2: Water Standpipe on phase 2 land. 
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Figure 3: Beneficiary taking part in the pegging on the phase 2 land. 
 
 
 
Figure 4: Beneficiaries showing each other their allocated plots on the phase 2 land. 
